Predicting demand on the residential real estate market and the behavior of the purchasers requires a wide knowledge of both the economic mechanisms and psychology of decision-making. Decisions on the real estate market are often made by people without professional skills, and using simplified strategies. However, the decision-making process, on top of its heuristic nature, is dynamic and changing. As a result, a discrepancy in the preferred characteristics of planned and actually bought real estate can be observed. Such a discrepancy can be explained with the occurrence of the compensation process. The aim of this article was to recognize and describe the compensation process on the example of the suburban residential real estate market. The aim was achieved by analyzing the preferences of potential buyers in terms of particular characteristics of the location of suburban plots destined for single-family housing (respondents divided into age groups: 25 and 26-40), analyzing the real settlement trend in the suburban zone (the result of actual transactions) and comparing the results, including compensation.
Introduction and literature review
The real estate market is a specific market, relatively less transparent and worse organized than others (KUCHARSKA-STASIAK 2002, p. 38 ). It cannot be described as a normal market, as general characteristics of a normal market are substitutability, limitation, ability to be the object of investment, or lack of distortions from the transaction costs. Meanwhile, on the real estate market, substitutability is strongly limited, which results from immobility and the dominating impact of location (absolute and relative); limitation is significant (supply cannot immediately react to an increase in demand), which results from, e.g. the very nature of the investment process, and costs accompanying transactions are often very high (ALEXANDER 2014) . Special attention should also be paid to the investors acting on the real estate market. First, real estate as an investment asset is quite similar to the assets on the financial market. In these cases investors acquire property not for its use-value, but for an expected future increase in value. As a result, the demand for investment property increases along with rising prices based on the market participants' expectations of prospective gains, which is not coherent with the right of demand. On the other hand, real estate is also purchased exclusively for its use. In such cases, a significant group of purchasers includes private persons who do not deal with professional transactions but acquire property for their own use. While investment property purchases are preceded by meticulous effectiveness calculations (BRYX and MATKOWSKI 2001; GAWRON 2011 , FORYŚ and GDAKOWICZ 2005 , WEBER 2014 , EBRAHIM and HUSSAIN 2010 , residential property purchases are often made by people who do not possess such skills. Not having knowledge of assessment methods www.degruyter.com/view/j/remav vol. 24, no. 4, 2016 more often leads to heuristic judgement than rational economic analysis (ŹRÓBEK-RÓŻAŃSKA 2016) . Thus, people choose real estate which is not economically optimal, but most satisfying at the given moment. What is more, the decision-making process is dynamic, and the assessment of the particular elements of the entire subjective image of a given property can change. Therefore, actually bought real estate can differ significantly from that which had been previously preferred.
The above-mentioned deliberations led to the construction of two research hypotheses. In the first, it was assumed that there is a discrepancy between the preferences that potential purchasers revealed before making the final decision on buying residential real estate and the characteristics of actually purchased real estate. The first hypothesis was expanded by a second one, where it was assumed that this discrepancy results from compensation. The aim of the article was to verify these two hypotheses by comparing the revealed preferences with the actual trend of settlement.
Data and Methods
Current knowledge of behavioral economics allows for an understanding that the decision-making processes of purchasers are often coherent with compensation procedures, while information on the characteristics of a particular property is considered in comparison with an alternative solution (PAYNE and BETTMAN 2001) . Heuristic models assume that non-professional purchasers generally use quite small sets of information that are relatively easy to access (BETSCH AND GLÖCKNER 2010; TIETZ 1992; TODD AND GIGERENZER 2000) . Thus, the decision-making process more often leads to the most satisfying result rather than to the optimal one (BRYANT 2014), and satisfaction increases with the low cost of acquiring information, as non-professionals are sensitive to, e.g. the necessity to pay for information (BRÖDER 2000; NEWELL and SHANKS 2003) , effort connected with gaining information, or searching their own memories (BRÖDER and SCHIFFER 2003; BRYANT 2007) and the amount of time spent on making the decision (RIESKAMP and HOFFRAGE 1999) . In extreme cases, the need for simplification leads to such real estate buyers being inspired by other people's choices (HO and CAMERER 1998; NAGEL 1995; LEDER et al. 2015) . For residential real estate, this would lead to the chosen real estate being located in the most popular location and characterized by features that would most likely appeal to the majority. In the other cases, assuming greater autonomy of the potential real estate purchasers, the decision-making strategy would be more complex. According to the additive rule, a potential purchaser sums up the values of the characteristics of various localizations and real estates and chooses the option that achieves the highest final score. This rule allows for compensating some characteristics with the others.
Basing on the above presented knowledge on the decision-making psychology, the verification of the hypotheses proceeded in the following steps:
1. First, the analysis of the preferences of potential purchasers in terms of the localization of suburban plots for single-family houses (age groups of respondents: 25 and 26-40). 2. Second, the analysis of the real trend of settlement in the suburban zone. The aim was to recognize the characteristics of the localizations of real estates that were the objects of actually completed transactions. 3. Finally, the comparison of both analyses with special attention paid to compensation. A group of 164 potential purchasers of building plots located in the suburban zone (within the certain age range) was chosen for the research. This choice resulted from the fact that migrations from the city toward suburban rural areas are currently common in Poland (ROSNER 2014; FRENKEL 2011; KAJDANEK 2012; KOWALEWSKI et al. 2014; ŻRÓBEK-RÓŻAŃSKA and ZYSK 2015; ŹRÓBEK-RÓŻAŃSKA and ZADWORNY 2016; HEFFNER 2011) , and the participants are usually people between the ages of 26 and 40 (MIGRACJE…2014; TROJANEK 2013). To expand knowledge, a group of 25 year-olds was additionally examined, comprising 91 people with relatively little experience, highly mobile and on the verge of making the decision of choosing their first own real estate. The research was conducted with the use of a questionnaire 1 , where respondents assessed the importance of 15 characteristics 2 of suburban residential real estate that they would like to purchase. Assessment was carried out on a scale from 0 www.degruyter.com/view/j/remav vol. 26, no. 4, 2016 to 3, where 0 meant "unimportant" and 3 -"very important". Then, based on the results, the impact indicator was calculated with the use of the following formula (KARASZEWSKI and SUDOŁ, 1997, pp. 17-18) .
where: W -impact indicator, i= assessment index, n -number of answers for a particular factor in i place, k -maximum assessment from 1 to k, N -number of respondents, w-assessment proper for the place of factor i.
The results of own studies were compared with results recreated and transformed to the same form of the impact indicator, achieved by other scientists , TROJANEK 2009 ). Then, the real trend of suburban settlement was analyzed on the example of particular villages located within the communes surrounding Olsztyn (own studies) and Kalisz (RĄCKA 2015) , with the most important characteristics of these localizations highlighted. Finally, the results achieved through both analyses were compared and compensation was described. For the presentation, the weighted additive rule (WADD) was applied according to the M. Fishbein's formula (HOLBROOK and HULBERT, 1975, pp. 375-388) :
where: A -total assessment, wi -weight adequate for the i characteristic, vi -value adequate for the i characteristic.
Empirical Results
Preferences as to desirable residential real estate located in the suburban zone revealed by respondents aged 26-40 were as follows: the most important characteristics were low price, lack of burdensome objects in the neighborhood (emitting air pollution, noise or unpleasant smells) and the access to the all media (full utilities). Next, potential purchasers claimed to be seeking real estate located in an esthetic place, from where there would be a convenient transport connection with the neighboring city and where they would feel safe (neighbors, street lights, pavements, etc.). The smallest importance was prescribed to the watering places, recreational infrastructure and inhabitants characterized by similar levels of income of (Fig. 1.) . Similar results were achieved in the group of 25 year-olds. The most desirable characteristics were: full media, low price, security, lack of burdensome objects in the neighborhood and good transport communication with the city (impact indicator above 0.8), while the least importance was given to the exceptional natural environment, similar level of income and the proximity of watering places (Fig. 2.) . The achieved results were analogous to the results obtained by other scientists studying preferences toward residential real estate. Similar research was conducted by the team of scientists from Olsztyn and Poznań on a sample of 269 people inhabiting 3 Polish provinces: Śląskie, Warmińsko-Mazurskie and Wielkopolskie . The significant majority of respondents (74%) was between the ages of 21 and 35. This group most valued the low price of real estate, the lack of burdensome objects in the neighborhood and security in the particular localization (Fig. 3.) . Source: Own studies and calculations based on data from RĄCKA (2015).
All selected villages were characterized by high (as compared to other villages located in the suburbs of the same city) prices of real estate zoned for building. Moreover, each village was located in the direct neighborhood with burdensome objects, such as: noisy production facilities, a local airport, busy national roads, objects with intensified traffic (hospital, multi-family buildings or recreational facilities for tourists), or operating agricultural farms, which, besides noise, emit unpleasant smells connected with field fertilization or livestock production. On the other hand, all analyzed villages were well-communicated with the city (relatively small distance and good quality of roads enabled travel to work in an acceptable amount of time), high security (developed districts, good access to security services, street lights) and a sufficient level of access to media.
Compensation was presented through calculations with the WADD rule, adjusted for the real estate market. This required prescribing weights and assessments to each characteristic of real estate localization. Weights were derived from the impact indicators, and assessments were made on a scale of 0-3 scale, with 3 being the highest score. As all analyzed villages achieved the same result, they were compiled in Table 2 . Source: Own calculations.
Weighted additive assessment for the studied villages was A = 2.16 and, thus, a very high score, with the exception of high real estate prices and the existence of burdensome objects (considered by respondents as key destimulants). It can, therefore, be stated that high assessments of three successive characteristics (in this case being: the transport communication with the city, security and media) can compensate low assessments of characteristics assumed as the most important (low price and lack of burdensome objects). For purposes of comparison, weighted addictive assessment was calculated for villages located at a larger distance from the city and without burdensome objects (located in the neighborhood of protected areas of the environment). Such localizations were characterized by attractive low process (Assessment 3) and the lack of burdensome objects in the vicinity (assessment www.degruyter.com/view/j/remav vol. 26, no. 4, 2016 3). Nevertheless, the greater distance worsened communication with the city (Assessment 1), as well as decreasing security (Assessment 1) and access to media (Assessment 1). In this case, the weighted additive assessment was A= 1.84. Purchasers' choices should be directed towards localizations with the highest score, which, in this case, means the most popular, though at the same time expensive, villages.
Discussion and Conclusions
The real estate market is being ruled by a mechanism not coherent with the right of demand, because the greatest demand can be observed in the most expensive localizations. It can, therefore, be stated that particular localizations are expensive because they are popular and, at the same time, the demand is constantly increasing despite high prices. Moreover, a discrepancy between the set of characteristics describing real estate localization which emerges when looking at potential purchasers' preferences, and the set describing actually bought real estate can be observed on the real estate market. The surveyed groups of potential purchasers stated that the most important characteristics of residential real estate in the suburban zone are a relatively low price and the lack of burdensome objects in the neighborhood. In reality, however, the majority of new houses are being built in localizations where land properties are the most expensive (as compared to other localizations within the same commune) and with at least one burdensome object in the vicinity, e.g. busy and noisy national road. One explanation for this is the occurrence of compensation. High prices and burdensome objects are successfully compensated by other advantages, e.g. comfortable transport communication with the city or full access to media. Therefore, predicting the demand on the suburban residential real estate market should include compensation, while assessing the residential attractiveness of particular localizations requires taking into consideration several characteristics along with a set of proper weights attributed to them.
